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INTRODUCTION 
 
This document updates and supersedes all previous planning efforts by the City of Cayce, including the 
2007 Plan update. It has been prepared in accord with the requirements of the Comprehensive Planning 
Act of 1994, as amended through 2007 and is intended to promote within the community public health, 
safety, morals, convenience, prosperity, general welfare, efficiency, and economy. As such, this Plan is 
to be used as a guide to the orderly physical, social, and economic growth and future development of 
Cayce. 
 
As per the requirements of the Planning Enabling Act of 1994, Sections 6-29-310 through 6-29-960, this 
Plan represents not only a blueprint for future development, but the continuation of a process to guide 
the orderly development of the community. It is a product of the Cayce Planning Commission, with 
assistance from a 36 member Ad Hoc Committee, appointed by City Council. It is based, in part, on 
citizen input derived from an on-line questionnaire regarding community issues, problems, services, 
assets, opportunities, existing social, economic and environmental conditions, and future planning 
objectives and goals.  
 
Comprehensive planning started in Cayce in 1961, with the development of Cayceôs first Land Use Plan. 
It focused on the auto-oriented, suburban development trend beginning with the opening of Blossom 
Street Bridge in 1955.  The principal recommendation of that plan was to develop zoning and subdivision 
regulations, which were developed and subsequently adopted soon thereafter.  The plan was updated in 
1975, with emphasis this time on annexation, the creation of a distinctive downtown, and more public 
park land acquisition.  The 1975 Plan was actually titled City of Cayce Comprehensive Plan.  The next 
update, in 1980, recommended that the City protect and enhance the Congaree River area and prepare 
for growth to the south.  A subsequent update in 1988 projected most future growth to come through 
annexation, aided by the opening of the 12th Street Extension exit off the Southeastern Interstate 
Beltway.  
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The City again updated its Comprehensive Plan in 1994. This effort focused on creating a unique 
character and sense of place.  The planning process that preceded the 1994 Land Use Plan Update was 
influenced by the work of a Blue Ribbon Land Use Planning Committee -- a group of individuals 
appointed by City Council -- to provide a cross section of input into the planning process.  This groupôs 
work paralleled the efforts of a group of citizens and professionals charged with creating a Strategic Plan 
for the community entitled Affirm Cayce's Tomorrow (ACT).  These two documents served as the basis 
for the 1999 Plan, which provided the most detailed analysis of the community to date, covering the then 
required seven elements comprising a comprehensive plan: the economy, population, housing, natural 
resources, community facilities, cultural resources and land use.  The Land Use Plan element of the 
Comprehensive Plan was reviewed, expanded and readopted in 2007, in the wake of newly proposed 
annexations.  
 
This, the 2009 Plan, consist of nine elements, as required by the 1994 State Act, amended through 
2007.  

 
(1) Population 
(2) Housing 
(3) Economic Development 
(4) Natural Resources 
(5) Cultural Resources 
(6) Community Facilities 
(7) Land Use 
(8) Transportation  
(9)  Priority Investment 

 
Each of the above elements is addressed in detail as a separate part (chapter) in this document. 
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PART I.  POPULATION ELEMENT 
 
This initial element of the Comprehensive Plan profiles the City's population.  Here, population trends 
are established and forecast to the year 2020.  Age, race and gender data are compiled and analyzed to 
determine characteristics unique to Cayce.  And income distribution and educational attainment levels 
are studied from a land use planning perspective.  Social characteristics are assessed to determine 
lifestyle and conditions responsible for the way of life in the City of Cayce.  
 
DEMOGRAPHIC TRENDS AND PROJECTIONS 
 
Planning is for people.  It follows therefore that an understanding of the population is essential to the 
planning process.  How many people are we planning for?  What are the characteristics of the 
population and how should they be addressed?  What might we expect in the way of future population 
and its characteristics? 
 
Historical Perspective 
 

Historically, Cayce experienced a steady increase 
in population and land area in all but one of the 
last decades since incorporation in 1914.  
Relatively slow growth occurred between 1920 
and 1950.  But with completion of the bridge over 
the Congaree River joining Columbia and Cayce 
in 1955 growth accelerated. The population more 
than doubled between 1950 and 1960, increasing 
nearly ten times that of the three previous 
decades.   
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Between 1980 and 1990, the Cityôs population declined by 4.8%. This decline turned out to be 
temporary, as the 2000 census recorded the Cityôs population at an all time high of 12,150 - an eight 
percent increase over 1990. 
 
Recent Trends and Projections 
 
Recent population gains by the City resulted in 2005 in a revised population estimate by the South 
Carolina Department of Budget and Control of 12,414. While representing a gain of 264 persons, it fails 
to account for the residential building boom during the period from 2000 through 2005, and the cityôs 
aggressive position on annexation, bringing in new development and developing areas. 
 

 
The city issued 3,436 building permits between 2000 and 2008, of which 3,331 or 97 percent were 
residential permits. These residential permits included 337 new dwelling units or approximately 10 
percent. The remaining residential permits were for either renovations or additions to existing dwellings. 
During this period it lost 39 housing units from the existing inventory, according to demolition permits. 
These data confirm the addition of over 298 dwelling units, or an average of about 33 per year. This 
increase upped the Cityôs housing stock by 5.5 percent in 2008, bringing the total to 5733 units. Based 

TABLE 1 
POPULATION PROFILE, PROJECTIONS 

 1980 1990 2000 2005 2010 2015 2020 

City of Cayce 11,701 11,163 12,150     

  Low Estimate    12,414 12,680 12,950 13,200 

  High Estimate    12,740 14,780 19,000 19,360 

West Columbia 10,409 10,588 13,064 13,446 NP NP NP 

Lexington  Co. 140,353 167,611 216,014 235,221 254,920 274,610 294,300 

Cayce % Co. .083 .067 .056     

Source: Us Census, selected years. Low 2005 estimate represent US Census Estimates, 2006; 
County projections  by SC Budget and Control. High projection by Vismor & Associates, based on building permits (See Table  9). 
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on the number of residential building permits issued, water tap activity, and annexations since 2000, the 
stateôs 2005 population estimate appears to be valid. The state estimate represents 0.4 percent annual 
average increase between 2000 and 2005 -- projected forward at the same low rate. But local building 
permit data belie this estimate, indicating a higher rate of growth (See Table 9, New Building Permits).  
 
If we assume 93 percent for all housing in the City is occupied, and assign 2.36 persons per occupied 
household (average household size computed by 2000 Census) - projected downward by 1.1 percent 
per annum by the U.S. Census - to the increased housing supply, we estimate the 2005 population to be 
12,454, and the 2010 population to be 14,780, a 2.6 percent annual average increase between 2000 
and 2010.  
 
This gives us two estimates:   
a low estimate by the State of 
less than one percent per 
annum and a high of nearly 
three percent per annum, 
based on local indicators. In 
reality, the future population 
will likely range between the 
two, trending toward the higher 
estimate and projection. And 
for purposes of this report and 
for planning the future of 
Cayce, the higher projection 
will be used.  
 
The underlying growth  
assumption is based on (1) internal ñinfillò growth and (2) ñoutsideò development demands for city water 
and sewer service, the supply of which is contingent on annexation.  

CHART 2 POPULATION TRENDS, PROJECTIONS 
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DEMOGRAPHIC COMPOSITION 
 
In addition to numbers, it is essential to know the make-up of the population from a planning perspective.  
The principal components are race, age and gender.  A discussion of each follows. 
 
Racial Composition 
 
There has been a gradual change in the racial composition of the City over the last 20 years.  From just 
over 15 percent of the population in 1980, the minority population increased to over 25 percent by 2000.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

The African American population increased by nearly 60 percent. Other minorities, led by Hispanics and 
Asians, increased at an even higher rate (371 percent). The number of whites also increased during this 
period, albeit a much slower rate of less than two percent. Changing population characteristics have 

TABLE  2 
RACIAL CHARACTERISTICS/TRENDS 

 1980 1990 2000 Change 
1980-
2000 

# Whites 
% Whites 

8,890 
84.7 

8,838 
79.2 

9,058 
74.6 

168 
1.7 

# African American 
% African American 

1,725 
14.7 

2,170 
19.4 

2,734 
22.5 

1,009 
58.5 

# All Other Races 
% Other Races 

76 
.6 

155 
1.4 

358 
2.9 

282 
371.1 

Source: U. S. Census, Selected years. 

CHART 3 
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resulted in Whites making up less than 75 percent of the total in 2000, compared with nearly 85 percent 
20 years earlier. 
 
While Whites still compose the majority 
population, trends point to a more diversified 
population in the future. Significantly, however, all 
races have increased numerically over time.  
 
From a general planning perspective these 
changes should have little impact on the future of 
the City.  It is important however to maintain a 
racially balanced population as the City ponders 
future annexations so as not to invite interference 
or invalidation by the U.S. Justice Department.  
 
Age Composition 
 
The most noteworthy trends taking place in the age of City residents are (1) a decline in the number of 
young people under the age of 18, and (2) an increase in the number of elderly, 65 and older.  
 
From 3,182 persons or nearly 26 
percent of the total population in 1980, 
the under 18 age group dropped to 
2,516 or 20.7 percent of the total by 
2000. This contrast to an 80 percent 
increase in the elderly population (65 
and older) and a total population 
increase for the period of eight percent.   
 

TABLE 3 
AGE GROUP TRENDS 

 1980 1990 2000 Change 
1980-2000 

# Under 18 
% Under 18 

3,182 
26.9 

2,503 
23.0% 

2,516 
20.7 

-666 
-21.0% 

# 18-64 
% 18-64 

7,524 
64.3% 

7,097 
63.0% 

7,843 
64.6 

319 
04.25 

# 65 & over 
% 65 & over 

995 
8.8% 

1,564 
14.0% 

1,791 
14.7% 

796 
80.0% 

Median Age 29.8 34.2 36.1 21% 
Source. U.S. Census, Selected Years 
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The elderly population grew from 8.8 percent to 14.7 percent of the total. The more productive and 
procreative age group, between 18 and 64 increased slightly, by 4.25 percent, comprising the bulk of the 
population at about 65 percent ï nearly identical to the 1980 composition. However, it is the shift from 
young to old that is of concern because of the obvious planning ramifications. 
 
The decline in the less than 18 age group may be attributed in large part by changes in child-bearing 
patterns. In 1957 the number of births per woman was 3.7. It fell to 1.8 by the mid-1970s, and with minor 
fluctuations has hovered around two per woman over the last 20 years, according to the U.S Census. 
This rate is slightly below the long-term replacement level. If not reversed, the decline of the young 
surely will show up in future population counts, if not off-set by annexation and/or in-migration.   
 

That the Cityôs elderly population is increasing is not 
surprising. This is a national and state-wide trend. 
People are living longer and many are apparently 
staying in place as opposed to out-migrating to 
retirement and resort communities.  
 
The Countryôs elderly population grew rapidly for most 
of the 20th century, from 3.1 million in 1900 to 35.0 
million in 2000. Except for the 1990s, growth of the 
elderly has outpaced that of the total population. 
Moreover, the older population is on the threshold of a 
boom. According to U.S. Census projections in 2003, 
a substantial increase in the number of older people 
will occur during the 2010 to 2030 period, after the first 
Baby Boomers turn 65 in 2011. The elderly population 

is projected in 2030 to be twice as large as in 2000, growing from 35 million to 72 million, and 
representing nearly 20 percent of the total U.S. population. In the next 22 years, the State's elderly 
population will grow 200 percent faster than the total population, according to Census projections. 

Chart 5 Age Group Trends
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The U.S. population continues to age. The median age (which divides the population into two groups, 
half younger and half older) rose from 22.9 in 1900 to 35.3 in 2000, and is projected to increase to 39.0 
by 2030. The median age in Cayce was 43.2 years in 2000. The oldest-old population (those 85 and 
older) was 34 times as large as in 1900, compared with the population aged 65 to 84 that was only 10 
times as large. The oldest-old population is projected to grow rapidly after 2030, when the Baby 
Boomers begin to move into this age group. There is every reason to believe Cayceôs elderly population 
will mirror or exceed national trends and projections, based on 2000 Census data. 
 
Contrary to the notion that most elderly retired people migrate to places like Florida and the coast, 85 
percent of elder Americans prefer to stay in their homes and never move, according to a survey by 
AARP.  Aging in place is a trend that is here to stay says AARP.  Only 13 percent of older people wish 
to move and the reason generally is to be closer to family as opposed to preference for a resort 
retirement community. 
 
With most older people electing to age in place, Cayce may expect its older population to stay home as 
well, which apparently has been the case.  But staying home does not mean business as usual. 
 
A lifestyle change accompanies growing older.  And the City should be responsive to the changing 
needs of its aging population. 
 
Two of the principal concerns of the elderly are (1) the environment and (2) housing.  In response to 
these concerns the City should consider and this plan should address the following issues as they relate 
to the City's enlarging elderly population. 
 
 
 
 
 



 14 

Environmental Issues 
 

3 Transportation - Make getting places easier.  Focus on alternatives to private vehicular 
transportation, i.e. sidewalks, bikeways, and public transit.  Require installation of easy to 
read directional signs, ramps and hand rails in all public buildings. 

3 Social - Increase the variety, accessibility and attractiveness of places where people meet, 
whether by accident or appointment, including passive parks. 

3 Safety - Focus on different ways to increase safety and crime prevention. 
 
Housing Issues 
Few issues are more fundamental to the quality of life than where and how people live.  Housing, 
one's most immediate physical environment, should be responsive to one's changing social, 
economic, and physiological characteristics.  Housing can and should be made to do this by 
offering a broad range of options to address the full spectrum of shelter and service needs and the 
preferences of people throughout their lives. 

 
Unfortunately, most residential areas are devoted exclusively to single-family detached housing on 
fairly large lots.  Alternatives to this lifestyle are needed to more fully address the changing needs 
and preferences of an aging population.  Such alternatives should include the following, among 
others: 

 

¶ Continuing Care Retirement Communities (CCRCs) 

¶ Accessory Apartments 

¶ Shared Housing 

¶ Assisted Housing 

¶ Congregate Housing 

¶ Retirement Housing Projects, Subdivisions 

¶ Smaller Housing Units 
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Also critical to the planning of environments and housing more suitable to the elderly population is 
proximity of housing alternatives to health care facilities and commercial services. 

 
Gender Composition 
 
As a general rule, the female population is larger than its male counterpart.  In 2000, the female 
population in South Carolina accounted for 51.4 percent of the total.  The City of Cayce by comparison 
had an even higher ratio of females.  The City's female population increased gradually from 52.6 percent 
in 1980 to 53.7 percent of the total by 2000. 
 
Nationally, the sexes are about evenly distributed in the pre-teen and teenage years, but with age the 
ratio generally becomes imbalanced on the female side.  While the process is gradual, females at age 
65 and over are in a definite majority position.  This pattern is prevalent in the City of Cayce where in 
2000, females 65 and over comprised 62 percent or nearly two-thirds of the elderly population. 
 
This trend has few physical planning implications, except for housing. More people, particularly elderly, 
of any one sex generally produce more one-person households, favoring smaller units and/or aggregate 
housing and care facilities.  There are obvious social and financial ramifications however with gender 
imbalance, particularly for females. 
 
AARP conducted in 2008 a study entitled Poverty & Aging in America. The study concludes that: 
 

1. ñSix in Tenò older persons in poverty are women. 
2. Forty-three percent of persons age 50+ living in poverty live alone. 
3. Older women are less likely to be in the work force than men of the same age. 
4. Total median financial assets of women over 50 in all income groups is approximately half that 

of men.ò 
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These conditions generally are mirrored in housing conditions and living standards, but also show up in 
health conditions, as persons in poverty or subsisting on low incomes are more likely to have poor health 
because of inadequate doctor care due to cost.  
 
SOCIAL CHARACTERISTICS  
 
Suffice to say, there is a positive correlation between land use and the quality of housing, income and 
education.  Higher educated people generally command higher incomes and subsequently reside in 
higher quality homes and neighborhoods.  And these neighborhoods generally reflect positively on the 
use of land. 
 
In South Carolina, as elsewhere, higher education equates to increased earnings with each level of 

attainment, as illustrated in 
Table 4. Persons with a high 
school diploma earn on 
average 33 percent more than 
those who do not finish high 
school. Going to college will 
increase average incomes by 
22 percent over those who do 
not attend. And each step 
above some college also will 
result in higher incomes, on 
average. 
 
Recent studies also establish 

a correlation between education, income and health.  The government report, Health, United States, 
1998, found that each increase in income and education has a perceptible impact on health.   

TABLE 4 
MEDIAN ANNUAL EARNINGS IN SOUTH CAROLINA 

 BY EDUCATIONAL ATTAINMENT, 2005 

Education Attainment Level Income % Increase By 
Education 

Level 

< High School Graduate $17,510 -- 

High School Graduate 23,315 33 

Some College/Associates Degree 28,527 22 

Bachelorôs Degree 39,635 39 

Graduate or professional degree 49,581 25 
Source: U. S. Census, 2005 American Community Survey. 
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The near poor are, on average, healthier than those living in poverty; middle-income people are healthier 
than the near poor; and people with high incomes tend to be the healthiest.  People with less education 
and less money are more likely to have jobs that do not offer health insurance, and that means less 
access to health care.   
 
Education lengthens life and enhances health.  Less-educated adults have higher death rates for all 
major causes of death, including chronic diseases, infectious diseases and injuries.  Education also 
governs smoking habits.  The least educated are twice as likely to smoke as those with more education. 
 
Educational Profile 
 
Clearly educational attainment levels in Cayce have improved over time. But are they where they should 

be in this global economy, 
dependant on an educated 
and skilled labor market? 
 
Educational attainment 
levels (highest school level 
completed) of City residents 
25 years and older improved 
greatly between 1990 and 
2000.  From one in four 
persons without a high 
school diploma in 1990, the 
number dropped to one in 
five by 2000. Noteworthy 
gains also were recorded in 
the number of persons 
having attained at least a 

TABLE 5 
CITY OF CAYCE 

EDUCATIONAL ATTAINMENT LEVELS 
(Persons 25 Years and Older) 

   
1990 2000 Numerical 

Change 
Percent 
Change No. % No. % 

>Less than 9th grade 775 10% 393 05% -382 -49% 

9th ï 12th, No Diploma 1,215 16% 1,169 15% -46 -04 

H.S. diploma, Some 
college 

3,758 50% 4,240 54% 207 13% 

Associate degree 515 07% 455 06% -60 -12% 

Bachelor/Graduate 
degree(s) 

1,238 17% 1,592 20% 354 29% 

Source:  U.S. Census Bureau, Census Tape STF3A, Selected Years. 
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high school diploma, and the number of persons with bachelor and graduate degrees.  
 
Not all the news is good however, as 20 percent of the 25 plus group have not finished high school and 
five percent have less than a ninth grade education.  

    

Much of the credit for improved education attainment is due to ready access to educational facilities. In 
addition to containing two high schools ï Brookland-Cayce and Airport ï the City is situated 
geographically between Midlands Technical College and the University of South Carolina.  
Unfortunately, not everyone has taken advantage of the wealth of educational facilities in the community. 
 
With the improvement of educational attainment we may conclude from Table 4, incomes have risen 
accordingly.  All of this translates into higher standards of living and improved quality environs.  
 
Income Profile 
 
As indicated previously, higher education 
generally produces higher incomes.  And while 
both have improved since 1990, incomes in 
Cayce have fallen behind averages for the State. 
Median household, family and per capita incomes 
all lagged behind those for the State in 2000, but 
exceeded state averages in 1990. 
  
A closer look at incomes in Cayce reveals that 
over one-third of all households and one fourth of 
all families had in 2000 incomes less than 
$25,000 a year. Another third had incomes less than $50,000 a year.    
  

TABLE 6 
INCOME COMPARISONS, 2000  

 Cayce South 
Carolina 

% State 

Median 
Household 

$35,850 $37,082 97% 

Median 
Family 

$43,500 $44,227 98% 

Per Capita $17,745 $18,795 94% 
 

Source. Ibid 
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Of the lower income families, 10 percent were 
determined to have incomes below poverty 
status. This represents one-tenth of all families in 
Cayce. The poverty rate for individuals is even 
higher, at 17 percent. 
 
These data tell us a lot about living conditions in 
Cayce. While incomes have improved over time, 
due in part to increased educational attainment 
levels, they have not kept pace with the State, 
and much of the population remains burdened by 
poverty. 

 
CONCLUSIONS 
 
From the preceding, we may conclude: 
 
1. that the City, with the  exception of the 1980s, 

has enjoyed sustained population growth since 
incorporation in 1914; 

 
2. that all indications and forecast foretell 

continued and accelerated population growth in 
the future,  

 
3. that the racial composition of the community is becoming more diversified, with greater African-

American, Asian, Hispanic and other minorities comprising an ever enlarging segment of the 
population; 

TABLE 7 
CITY OF CAYCE 

HOUSEHOLD AND FAMILY INCOME, 2000 
Annual 
Income 

# 
Households 

% 
Households 

# 
Families 

% 
Families 

< 
$25,000 

1,758 35% 777 25% 

$25,000 
ï 49,999 

1,661 33% 953 32% 

$50,000-
99,999 

1,372 27% 1,115 36% 

$100,000 
plus 

260 05% 234 07% 

Source. U. S. Census Bureau, Census 2000, SF3, Table P52. 

Table 8 
CITY OF CAYCE 

POVERTY INCOME STATUS, 2000 

Families 308 10% 

   With Children under 18 226 15% 

   With Female Householder, no 
Husband 

181 26% 

Individuals 2,032 17% 

   Elderly (65 & older) 143 08% 

   Related children under 18 484 20% 

Source. Ibid. 
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4. that age composition is changing, with a rapidly growing elderly population and a declining number 
of young people; 

 
5. that the gender composition is changing, with an enlarging female population, particularly elderly;  
 
6. that educational attainment levels have improved over time, but further improvements are needed, 

as one in five adults 25 or older still has not finished high school; 
 
7. that median family, household and per capita incomes in the community have slipped below State 

averages, albeit increased over time; and 
 
8. that improved income and education attainment aside, poverty still exist for one in 10 families in 

Cayce. 
 
To address these conditions, the following goals and strategies are established. 
 
POPULATION GOALS (PG) AND POLICIES 
 
PG-1:  Grow the City through annexation, with the objective of forming a more logical and 
efficient service area. 
 
The future demographic and geographic size of the City will depend on economic development and 
annexation, as in the past.  That the City has enacted a growth ordinance requiring annexation in 
exchange for sewer and water service clearly has aided in the expansion of its boundaries and its 
population.  This is a critical policy, as annexed properties help build the cityôs tax base. 
 
Policy: In reshaping the future boundaries of the City, a policy concentrating on annexing areas 
currently receiving water and/or sewer service, and areas in proximity to existing water and sewer lines, 
is recommended. This will greatly reduce infrastructure cost, one of the major constraints to annexation 
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and the cost to serve annexed areas, while producing a greatly expanded, efficient and logical municipal 
service area. Also, the City should move to annex the many isolated and surrounded unincorporated 
properties to enhance efficiency and better define its service area. Service is what cities are all about. 
 
Action: Develop an annexation marketing and/or incentive program to encourage annexation of 
unincorporated islands and/or inward unincorporated areas.  
 
Action: Examine opportunities for annexing large scale developments using the Stateôs 75 Percent 
Petition and Ordinance Method of Annexation. 
 
Action: Update and enforce existing annexation agreements between the City of Cayce and 
unincorporated property owners. 
 
PG-2: Grow the population through job development. 
 
Action: Accelerate economic development activity to expand job opportunities within the community 
(Refer to Part VII, Economic Development). 
 
PG-3: Grow the population through quality of life enhancements and resident recruitment.  
 
Studies have shown that, in addition to jobs, quality of life issues loom large in the decision making 
process of prospective new residents, e.g. good schools, good and affordable housing, safe 
neighborhoods, green communities, cultural and recreational opportunities, etc. These and other quality 
of life issues are assessed in various parts of this Plan. Their enhancement and promotion are essential 
to the growth of the community. 
 
Action:  Move comprehensively to address and enhance quality of life issues, as recommended 
throughout this Plan and summarized in the Priority Investment Element. 
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Action:  Develop a resident recruitment program, targeting younger families, college graduates and 
business entrepreneurs. 
 
Action:  Expand the Cityôs Web site to include a strong resident recruitment element profiling the 
advantages of living in Cayce and quality of life inducements.  
 
PG-4:  Create an ñAge Sensitiveò Community to meet and accommodate changes in age and 
gender composition of City residents. 
 
The focus here is on developing more facilities and programs, and providing more housing alternatives 
and opportunities for an enlarging elderly population. With the vast majority of the elderly staying put as 
opposed to migrating to retirement communities, retrofitting the community to better address the needs 
of the elderly is critical. 
 
Policy: In light of this situation, the following action is recommended to make the City more age 
sensitive.  Implementation of such programs is recommended as an on-going activity, designed to: 
 

Action: Provide a diversity of housing alternatives.  This should include apartments, 
townhouses, small and large single-family residences, modular homes, accessory 
apartments and condominiums, all available at a range of costs.  Ideally, diversity 
should be found throughout the City, and in most neighborhoods.  The ready 
availability of affordable housing alternatives in one's own neighborhood will enable 
older people to make adjustments without leaving their community and foregoing all 
the relationships they have established over time. 

 
Action: Provide pedestrian and/or public transportation linkages.  The environment within 

which a person operates needs to be viewed as a series of links from one place to 
another.  If this environment is only partially accessible, then it is essentially 
inaccessible to someone who is age impaired.  In the absence of adequate sidewalks, 
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a resident in a well designed assisted care housing project or neighborhood may be 
unable to reach a nearby park or other social or commercial outlet without a car.  The 
ability of older persons to maintain their independence is dependent on linkages, as 
recommended by the Sidewalk Plan in the Transportation element of this report. 

 
Action: Adapt the environment to meet changing needs of the elderly.  Universal design is 

a significant innovation within the housing sector; the same approach should be 
applied to the community at large in building design, site planning, and land uses.  A 
long-term perspective should take into account the reuse and adaptability of schools to 
serve the needs of the elderly as senior centers or senior housing and converted back 
as necessary.  Also, parks should be redesigned to emphasize passive recreation 
opportunities, more attuned to the needs of the elderly. 

 
PG-5 Raise the Educational Attainment of All Adults to or above that of a high school education. 
 
Dedication to improving education and subsequently improving earning power and the environment in 
which one resides is not the sole responsibility of the school district.  It will take the combined efforts and 
support of the community, both financially and politically. Toward this end, the following action is 
recommended. 
 

Action: Initiate a campaign to emphasize the importance of education and parental 
involvement in the process, and 

  
Action: Work with Midlands TECH and Lexington School District #2 to increase participation in 

adult education programs leading to GED diplomas.  Provide incentives to encourage 
greater participation in adult education programs. 
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PART II.  HOUSING ELEMENT 
 

The housing element is one of the principal components of a Comprehensive Plan.  It is a measure of 
lifestyle, and an indicator of land use and environmental conditions.  The City's housing stock is its 
habitat.  It is therefore essential to study and plan for housing improvements, protection, and expansion 
to meet future demands as part of the comprehensive planning process. 
 
HOUSING TRENDS 
 
The U. S. Census reported 5,435 housing units in the City of Cayce in 2000. In 1990, the reported 
number of housing units was 4,654, an increase of 781 units or an annual average increase of about 78 
per year. 
 

Since 2000, construction 
of new housing has 
increased substantially. 
The City issued 3,331 
permits for residential 
dwellings between 2000 
and 2008, averaging 370 
units a year. It also 
issued 39 demolition 
permits during this 
period, reducing the 
average annual increase 
to 365. This substantially 
higher rate of growth in 

new housing was the primary basis upon which a higher population forecast is based. 

TABLE 9 
 BUILDING PERMITS, 2000-2008  

Year Issued Single-Family Multi-family Mobile Home Commercial Total 

2000 541 (6) 15 1 14 571 

2001 399 (8) 2 2 24 427 

2002 276 (15) 1 1 16 294 

2003 314 (14) 1 1 12 328 

2004 305 (40) 3 3 14 325 

2005 369 (46) 2 2 10 383 

2006 344 (52) 1 1 12 358 

2007 360 (96) 2 2 2 366 

2008 379 (60) 2 2 1 384 

Total 3,287 29 15 105 3,436 

Source: City of Cayce, Planning and Building Department, 12-2008. 
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HOUSING COMPOSITION 
 
Single-family detached homes account for a majority of the housing in Cayce.  In 1990 and again in 
2000, they comprised 75 percent of the housing stock. The stability of the single-family market in Cayce 
is somewhat surprising because higher density alternatives such as apartments, townhouses, 
manufactured houses and condominiums have made significant inroads into the national housing market 
over the last 10 to 30 years. Yet, such housing accounts for 
only one quarter of the housing in Cayce, and less than two 
percent of the residential building  permits issued since the 
2000 Census -- between 2000 and 2008.   
 
This is not to say multi-family and manufactured housing 
have not increased. The U.S. Census recorded a 23 percent 
increase in such housing between 1990 and 2000, with the 
addition of 245 units in 2000, the issuance of  44 multi-family 
and manufactured housing  permits since 2000, and the 
annexation in 2008 of 195 multi-family  units in ñThe Retreatñ.  
 
Most alternatives to single-family detached dwellings are 
driven by economics and changing lifestyles. Cayceôs future 
housing stock probably will reflect these changes in time, and the City will be challenged to provide 
alternatives to its predominately single-family housing stock. Future housing proposals are likely to be 
mixed use with varying densities and housing types, including small-lot cluster development, 
townhouses, patio homes, etc., particularly with the increasing demand for university housing and the 
push of the University toward and beyond the Congaree River to Cayce. 
 
Change rarely occurs without problems, however, particularly from a land use perspective.  
Juxtaposition of alternative housing in a single-family housing environment has not always produced 

CHART 4 Housing Distribution, 

2000

6%

19%

75%

Multi Family Manufactured Single-Family
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favorable results.  Alternative housing often is considered incompatible to single-family environs 
because of density, design and attendant traffic, particularly lower income housing.   
 
That these issues be addressed and resolved is essential to an orderly development process, 
environmental compatibility, and quality of life. While housing composition and lifestyles are changing, 
change need not be disruptive to those who have invested in a single-family lifestyle.   If properly 
harnessed and planned, change in the housing market may be accommodated without compromising 
prevailing environmental conditions - single-family residential, historical or scenic natural areas. 
 
In addressing change, the city must remain cognizant of its impact on the ñbuilt environmentò. It is critical 
to the future of the City that the impact is tempered to the extent possible to provide growth and 
affordable housing opportunities, often associated with such housing, while preserving the history and 
ambience of the community and its neighborhoods.  
   

 Clearly, "compatibility" is the 
key. Careful land use planning 
is needed to ensure that these 
inherent differences between 
housing types do not have a 
negative impact, perceived or 
in reality, on the built 
environment, if alternative 
housing projects are to play a 
more significant role in meeting 
future housing needs and 
preferences in Cayce. 
 

 
 

Table 10 
TRENDS IN HOUSING UNITS  

Units in Structure 1990 2000 
Number  % Number % 

1, Detached 3,547 75% 4,049 75% 
1, Attached 49 1% 83 1% 
Multi-Family     
    2 - 4 597 13% 474 9% 
    5 - 9 178 4% 80 1% 
    10 + 13 1% 439 8% 
Manufactured homes 270 6% 310 6% 

Total 4,654 100% 5,435 100% 
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HOUSING AFFORDABILITY AND ASSISTANCE NEEDS 
 
The goal of the National Affordable Housing Act of 1990 is that "every American family be able to afford 
a decent home in a suitable environment". But what constitutes affordability? 
 
According to the 2000 Census, housing values or the cost of housing in Cayce is modest by comparison 
with the County as a whole, but generally on par with the State average (Table 11).  Seventy-four 
percent of owner-occupied housing in Cayce was valued in 2000, at less than $100,000 compared with 
45 percent in the county. The City also had over twice the rate of homes valued at less than $50,000 
than the county. 
 
Only two percent of the 
City's owner-occupied 
dwellings were valued 
above $200,000, 
compared with 13 
percent in the county 
and statewide.  The 
median value of housing 
in the City is 76 percent 
of that of the County 
and 85 percent of that of 
the State. On the 
surface, this would 
appear to put most of 
the housing in Cayce in 
the affordable category. 
 

Table 11 
Housing Costs and Values, City of Cayce, 2000 

Owner-Occupied Units 

 Cayce South Carolina Lexington  
County 

Unit Value # Units Ratio Ratio Ratio 
Less than $50,000 365 12 13 05 
$50,000 - 99,999 1,839 62 41 40 
100,000 - 149,999 565 20 22 29 
150,000 - 199,999 131 04 11 13 
200,000 plus 58 02 13 13 

Median value city of Cayce; $81,000 

Median Value Lexington County: $106,3000 

Median Value State of South Carolina: $94,900 
Source. U.S. Department of Commerce, Bureau of Census, 2000. 
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Rental housing rates in Cayce, like owner-occupied housing values, generally are lower than those in 
the county and state by about five percent, but are they affordable rates?  
 
Calculating Affordability 
 
Affordability is perhaps the most important factor driving the housing market.  The market must be in 
tune with the marketplace if it is to meet the demand for housing in Cayce.  This means matching 
housing costs with household incomes of existing and perspective householders. 
 
As a general rule, affordability is calculated by lending institutions on the basis of the "two and a half" rule.  
That is, affordability is based generally on housing costs not exceeding two and a half times gross household 
income.  Using this measure, Table  12  establishes housing cost and rental ranges for households based on 
income ranges, generally at two and a half to one. 
 
 The HUD formula or definition of affordability is similar to the above rule. ñAffordable housing, defined in 
Section 6-29-1110 of the S. C. 
Code of Laws, as amended, means 
in the case of dwelling units for sale, 
housing in which mortgage 
amortization, taxes, insurance, and 
condominium or association fees, if 
any, constitute no more than 
twenty-eight percent of the annual 
household income for a household 
earning no more than eighty percent 
of the area median income, by 
household size, for the metropolitan 
statistical area as published from 
time to time by the U. S. 

Table 12 
Housing Affordability Matrix 

Household Income Range Affordable Purchase 
 Price Range 

Affordable Rental  
Range (Monthly) 

Less than $10,000 Less than $25,000 Less than $167 

$10,000-19,000 $25,000-49,999 $167-349 

  20,000-29,999   50,000-74999    350-499 

  30,000-39,999   75,000-99,999    500-649 

  40,000-49,999   100,000-124,999    650-834 

  50,000-59,999   125,000-149,999    835-1,164 

  60,000-74,999   150,000-199,999    1,165-1,499 

  75,000-99,999   200,000-249,999    1,500 or more 

  100,000-124,999   250,000-299,999  

  125,000   300,000  
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Department of Housing and Community Development (HUD) and, in the case of dwelling units for rent, 
housing for which the rent and utilities constitute no more than thirty percent of the annual household 
income for a household earning no more than eighty percent of the area median income, by household 
size for the metropolitan statistical area as published from time to time by HUD.ò 
 
As with most rules, there are exceptions.  Some householders pay more than the rule, while some pay 
less.  But the vast majority generally fall in line with the affordability ranges shown on the Housing 
Affordability Matrix, Table 12.    
 
Using the HUD formula for calculating housing affordability, 18 to 20 percent of the householders of 
owner occupied dwellings in Cayce pay in excess of 28 percent of household income for housing, and 
34 percent of all renters pay in excess of 30 percent. However, not all of these households pay in excess 
of what they can afford.  
 
Eighty percent of median 
household income in the 
Columbia Metropolitan Statistical 
Area was $33,500 in 2000, 
compared with $35,850 in 
median household income in 
Cayce. Thus, nearly one-half of 
all households met the 80 
percent income threshold, 
discounting household size. This 
being the case, it is estimated 
that 14 to 20 percent of all 
Cayce households qualify for 
housing assistance, based on 

TABLE 13 
HOUSING AFFORDABILITY, 2000 

Gross Rent/ Owner 
Costs As 

Percentage of 
Household Income 

# Rental 
Households 

% Rental 
Households 

# Owner 
Households 

% Owner 
Households 

Less than 15% 366 21% 1,255 42% 

15 to 19% 218 13% 580 19% 

20 to 24% 246 14% 338 11% 

25 to 29% 192 11% 274 09% 

30 to 34% 134 08% 173 06% 

35% or more 435 26% 349 12% 
Source. U. S. Bureau of Census, 2000; DP-4 Profile of Selected Characteristics. 
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the HUD definition of what constitutes housing affordability. The Cayce Housing Authority had on file in 
2009 an active waiting list of 290 applications for assisted housing. 
 
HOUSEHOLD COMPOSITION 
 
Nationally, over the last several decades the number of households has increased at a higher rate than 
the population.  The reason for this has been a sustained reduction in the size of households. In 2008, 
the U.S. Census reported the lowest ever average number of persons per household at 2.67 nationally. 
 
From 1970 to 2000, the average size of households in Cayce declined by 29 percent. The result is 
almost one fewer person per household in 2000 than 1970. Reduction in the average size of families 
was not as sharp, at 14 percent. 
 
Households include all persons who occupy a housing unit, but not all households are composed of 
families.  A family by definition consists of a householder and one or more other persons living in the 
same household who are related to the householder by birth, marriage or adoption.  A household can 
also contain only one person.   

 
In the City of Cayce, 3,081 of 5,133 total 
households or 60 percent of all households are 
family households. The remaining 40 percent are 
non-family households, of which 29 percent are 
one-person households and 10.8 percent are 
comprised of householders 65 years and older, 
according to the 2000 Census.  
 
Shrinking household size would normally equate 
to a preference for smaller housing units. This 
seems not to be the case in Cayce. Fifty percent 

TABLE 14 
HOUSEHOLD CHARACTERISTICS, CITY OF 

CAYCE 1970-2000 

 1970 1980 1990 2000 
Persons Per 
Family 

3.34 3.17 2.98 2.89 

Persons Per 
Household 

3.30 2.74 2.49 2.36 

 

 1970-1980 1980-1990 1990-2000 
Persons Per 
Household % 
Change 

-18% -09% -05% 
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of all housing in the City has six or more rooms. This may change to smaller units in time however. 
 
Future households, as well as families, are projected to further decline in size, but at a slower rate, about 
1.1 percent annually based on national trends and projections by the U.C. Census.  This will produce in 
2010, 2.31 persons per household; in 2015, 2.26 persons per household; and in 2020, 2.2 persons per 
household.  
 
Household downsizing is the result of a combination of things, including declining birth rates, an aging 
population and more one person households, increased divorces and separations, and delayed 
marriages. 
 
Future household composition is projected nationally to increase among four basic groups, as follows: 
   

     Percent 
 Elderly family households           25%  
 Non-family households                            30 
 Husband-wife family households                   25 
 Single-parent family households                    20 
   
If we assume that national household projections offer reasonable estimates of probable trends in the 
City of Cayce, changes in the number of households by type may be extrapolated in the form of 
"internally generated" households i.e. households formed from the existing population base via 
marriage, divorce, separation, children leaving home, etc.  Also, household growth will result from net in-
migration i.e. households moving into the area.  The composition of those moving into the City should 
differ significantly from internally generated households, as indicated by the following distribution pattern. 
                                         

Percent 
 Elderly family households                         05% 
 Non-family households                                  23 
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 Husband-wife family households      69 
 Single-parent family households       03 
 
In summary, the Plan should take into account the projected growth of households and projected 
household composition to more accurately predict future housing needs in the community. 
 
OCCUPANCY CHARACTERISTICS 
 
The majority of housing in Cayce is owner-occupied, and on the rise.  Home ownership increased by 13 
percent between 1990 and 2000. Home mortgage issues in 2008 and 2009 aside, home ownership 
remains high in Cayce. During the 1990ôs, the number of rental occupied units also increased due to 
overall growth of the housing supply.  The vacancy rate increased as well, from five to seven percent. 
 
The fact that owner occupancy 
is relatively high and stable is 
a good sign, as it represents 
community vesting, which 
translates generally into better 
maintained homes and 
neighborhoods. 
 
HOUSING CONDITIONS 
 
Housing conditions fall generally into four categories: (1) standard (requiring no major modifications or 
improvements, (2) needing minor repair, (3) substandard (needing major repair), and (4) dilapidated. 
 
A substandard house is one with structural deficiencies and/or one without complete plumbing and/or 
kitchen facilities. Something as basic as plumbing and complete kitchen facilities are viewed in this day 
and time as standard components in all homes.  Unfortunately, there is not an adequate measure for 

Table 15 
Occupancy Trends 

 
Housing 

1990 2000 Change 

Number Percent Number Percent Number Percent 

Owner-Occupied 2,991 64 3,364 61 373 13 

Renter-Occupied 1,444 31 1,769 32 325 23 

Vacant 286 05 384 07 98 34 
Source. U.S. Department of Commerce, Bureau of Census, General Housing Characteristics, 
Selected Years. 
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determining the extent to which these conditions exist in Cayce in 2009. The 2000 Census reported 38 
homes without complete kitchen facilities and 17 dwellings without complete plumbing facilities.  The U.S 
Census does not evaluate or statistically record the extent of substandard structures.  
 
In the absence of Census data and individual housing inspections, it is not possible to assess with a high 
degree of accuracy structural conditions of the Cityôs housing stock. However, there are some indices, in 
addition to the absence of plumbing, complete kitchen facilities, housing values, and visual inspection 
which may be used to evaluate and quantify housing conditions in the community.  
 
The U. S. Department of Housing and Urban Development (HUD) conducted a study and produced a 
publication May 2001, entitled: Barriers to the Rehabilitation of Affordable Housing, Volume I. This 
publication investigates and estimates the extent of substandard housing conditions nationally. The 
publication profiles and estimates the need for rehabilitation intervention by race of occupants, tenure, 
and age of housing. 
 
By applying the findings of this study to the City of Cayce, 
using 2000 Census data, we are able to estimate the 
number of substandard housing units in the City at that 
time, the severity of housing conditions and the need for 
rehabilitation, e.g.. Minor, Moderate, or Major. While 
definitions of what constitutes needed repairs may vary, 
minor repairs include such things as painting, repairing 
shutters, replacing screens, etc.; moderate repairs may 
include replacing roof shingles, repairing or installing 
complete kitchen and/or bathroom facilities, etc.; and 
major improvements extend to structural improvements. 
 
One of the key indicators used for determining housing 
conditions was ñage of housingò.  Older homes are more 

Chart 5 Rehabilitation Needs By Age of 

Housing
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likely to pose fire hazards, have dangerous code violations, have lead paint, or be structurally deficient in 
some way. 
 

Four percent of Cayceôs 
housing stock, or 195 units 
were built prior to 1940. 
While this is not a 
condemnation of all older 
homes, it is an indicator of 
possible substandard 
conditions based on age. 
Where such housing exists, 
the potential for becoming 
substandard and the cost of 
maintenance generally are 
greater. 
 
Of the 5,435 housing units 
reported for Cayce by the 
2000 Census, we estimate 
240 or 4.4 percent require 
major rehabilitation; 490 
housing units or 9.0 percent 
need moderate rehab-
ilitation; and 1,637 or about 
30 percent can make do 

with only minor rehabilitation, based on age of housing (Table 16). 
 

 
Table 16 

Estimated Rehabilitation Need, Occupied Housing, By Property Profile, 2000 
 
Property Profile 

 
Minor Rehab. 

 
Moderate Rehab. 

 
Major Rehab. 

 
Total Rehab. 

 
% 

 
No. 

 
% 

 
No. 

 
% 

 
No. 

 
% 

 
No. 

 
Tenure 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
   Renter Occupied 

 
30.4 538 

 
12.3 218 

 
5.6 99 

 
48.3 855 

 
   Owner Occupied 

 
30.6 1,029 

 
8.7 293 

 
4.3 145 

 
43.6 1,467 

 
Race 

 
  

 
  

 
  

 
  

 
   White 

 
30.5 2,763 

 
8.7 788 

 
4.1 371 

 
43.3 3,922 

 
   Black & Other 

 
30.0 899 

 
19.1 572 

 
7.9 237 

 
57.0 1,708 

 
Age of Unit 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
   1980-2000 

 
29.0 418 

 
5.4 78 

 
2.6 46 

 
36.9 542 

 
   1970-1979 

 
30.6 255 

 
7.6 63 

 
3.9 32 

 
42.0 350 

 
   1940-1969 

 
30.4 902 

 
10.8 320 

 
5.0 148 

 
46.2 1,370 

 
   Before 1940 

 
32.0 62 

 
14.8 29 

 
7.3 14 

 
54.0 105 

 
All 

 
30.0 1,637 

 
9.0 490 

 
4.4 240 

 
43.6 2,367 

Source: HUD, Barriers to The Rehabilitation Of Affordable Housing, Volume I, Exhibit 2.2, May, 2001. 
Cayce Census data, 2000. Calculations by Vismor and Assoc. 
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Somewhat greater need for rehabilitation or degree of substandard conditions exist in rental housing, as 
opposed to owner occupied housing, 48.3 percent compared to 43.6 percent. Substandard housing 
conditions are among the highest for units occupied by African-Americans and other minorities than for 
units occupied by Whites. 
  
An estimated 54 percent of all housing built before 1940 (105 units) require some type of rehabilitation, 
about 10 percent more than the figure cited for all housing. Over seven percent of the pre-1940 housing 
stock is in need of major repair, compared with only 2.6 percent of all housing built after 1980.  
 
Additionally, most existing housing and buildings in the community were constructed without regard to 
ñgreen building designò ï incorporating efficiency and conservation of energy and water in the design, 
construction and operation of buildings.  As such, they too, may be considered substandard by todayôs 
standards. Green building design is intended to reduce environmental impact through energy-efficient 
materials, solar systems, and water conservation technique, including storm water management 
techniques. With emphasis on green building design, the city is challenged to assist in retrofitting its 
housing stock and ensuring green building design in new homes and subdivisions. 
 
In summary, housing conditions have improved over the last several Census surveys, based on 
plumbing and kitchen facility indicators, but there is still work to be done. The City has yet to meet the 
goal of the "National Affordable Housing Act of 1990", that every American family be able to afford a 
decent home in a suitable environment.  
 
HOUSING PROJECTIONS 
  
What does the housing industry hold in store for Cayce?  Based on the population forecast (Table 1, 
High Estimate) and further projected declines in the size of households, the future looks positive. 
 



 36 

HOUSING FORECAST 

Forecasts through the year 
2020 show an increase of 
nearly 1,600 new housing 
units. This forecast is based 
on population growth 
projections primarily through 
annexation, development of 
tract property, and in-fill 
development.  

 
The increase should continue to outdistance population growth, based not only on decreasing household 
size, but construction of replacement housing lost from inventory over time (between ½ and one percent 
per decade). 
 
 CONCLUSIONS 
 
From the preceding we may conclude that: 
 
(1) the housing market is changing and the City is challenged to adjust to these changes while 

protecting both its built and natural environment; 
 
(2) the size of households is shrinking, giving rise to potential changes in the size of housing, and 

accelerating the need for housing; 
 
(3)     owner-occupancy is constant -- an indication of neighborhood stability; 
 

TABLE 17 
HOUSING FORECAST 

CITY OF CAYCE 

 2010 2015 2020 Total 
Additional Population 1,020 2,000 2,000 5,020 

Household Size 2.31 2.26 2.20  

Additional Housing Units 
  10% Vacancy 
  Total New Units 

     442 
     +42   
     484 

     885 
     +88 
     973 

     910 
     +91 
    1,001 

 
 
     1,578 

Source:  Vismor & Associates, Inc. 
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(4) housing values and conditions in the City generally are comparable to state averages but lower 
than County averages; 

(5) nearly one in five households is below poverty income level;  
 
(6)    the net increase in housing has been greater since 2000, than in the previous two decades; 
 
(7) housing affordability is a problem for 14 to 20 percent of all householders in Cayce; and 
 
(8) technically 40 percent of all housing in Cayce requires some degree of repair, 4.4 percent of which 

requires major rehabilitation. However approximately 55 percent of all existing housing since 2000 
has undergone some type of repair, therefore 20 percent may be a more realistic estimate. 

 
HOUSING GOALS (HG) AND POLICIES 
 
HG-1:  Protect the ñbuilt environmentò while accommodating a changing housing market. 
 
A changing housing market and annexation of developed residential areas will bring into the City a 
greater mix of housing. This, in turn, will heighten the need for more comprehensive development 
regulations and a full complement of development options (tools) to meet ever changing housing market 
forces.  
 
Action: Amend Zoning Ordinance to include provisions for ñdevelopment agreementsò. 

 
Currently the City relies on zoning and land development regulations to assure orderly development. Its 
most effective tool for large scale residential projects is the Planned Development District (PDD) in the 
zoning ordinance.  The PDD permits flexibility of development and ensures land use compatibility by 
requiring plan review and approval by the Planning Commission and City Council and rezoning, 
following a public hearing. 
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 An additional development tool, and one recommended for inclusion in the Zoning Ordinance, is a 
ñDevelopment Agreementò. This type of agreement, if required as a condition to development of large 
scale projects (greater than 25 acres) could be used to exact conditions acceptable to the City (Council) 
while providing greater flexibility and assurances to the developer. In addition, the process could be 
concluded without rezoning in some instances. 
 
Action: Amend the Zoning Ordinance to allow use of the PDD on large undeveloped tracts 

prior to a development proposal. 
 
 This would institute complete land use flexibility for the developer/owner, but would subject all project 

proposals within the designated district to public hearings, and review and approval by the Planning 
Commission. Projects greater than 25 acres could be required, as a condition for approval, to enter into 
a contractual agreement with the City Council. 

  
Action: Amend the Zoning Ordinance to allow for ñCluster Developmentò 
 
Cluster developments are permitted within the PDD and would be permitted in a Contractual Agreement 
between the City and the Developer. It still may be helpful, however, to specifically detail in the Zoning 
Ordinance the standards and conditions for cluster development within the City.  
 
HG-2:  Increase the Supply of Affordable, Structurally Sound Low to Moderate Income Housing. 
 
Household poverty and substandard conditions in certain parts of the community indicate that financial 
assistance will be needed to meet the goal of the National Affordable Housing Act of 1990, that "every 
American family be able to afford a decent home in a suitable environment".  
 
Without getting into the need for and economic aspects of generating additional higher paying jobs and 
improving job skills and educational levels, the objectives of this goal are: 
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(1) To increase the supply of new affordable housing, including public housing and 
(2) To renovate and make affordable existing housing in need of repair, including public housing. 
 

Policy: There are several strategies for expanding the supply and quality of affordable housing that can 
be applied within the City of Cayce. Given the scope of affordable housing needs, it is recommended to 
apply a combination of strategies for maximum effectiveness. In addition to pursuing multiple tools to 
encourage affordable housing, it is also important to work with adjacent local governments and regional 
entities in order to address housing needs on a regional scale. This regional approach helps to avoid 
concentrating low-income housing in a single community or neighborhood. 
 
Action: Initiate Voluntary Inclusionary Zoning 
 
ñInclusionary zoningò involves regulations that seek to encourage the development and maintenance of 
affordable housing within a given community. While mandatory set asides of affordable housing are not 
permitted under South Carolina law, incentives for affordable housing within new developments may be 
a valuable tool for increasing the stock of low-cost housing. The term inclusionary stands in contrast to 
exclusionary zoning regulations, which are some time enacted by communities seeking to exclude low-
income housing.  

 
Another successful strategy for implementing inclusionary zoning is to provide options for developers to 
donate money to build affordable housing units or build affordable housing off site from their 
development. The most common alternatives to onsite construction are ñin-lieu of feesò and land 
dedications. Also, developers are sometimes permitted to build affordable housing off-site or receive 
credit for excess affordable units built in previous projects.  
 
Retention of affordable housing stock is one of the most important elements of an inclusionary zoning 
program. Monitoring and compliance mechanisms are necessary in order to track affordable units within 
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mixed-income developments. Requirements for long-term maintenance as affordable units can prevent 
owners and landlords from reselling or re-renting units at market rate. Most inclusionary zoning systems 
do allow for affordable units to be eventually converted to market-rates. 
 
Action: Provide Developer Incentives 
 
Developer Incentives provide a market-based mechanism for encouraging the construction of affordable 
housing. Many of these incentives may be included within an inclusionary zoning ordinance. Density 
bonuses are the most common form of compensation for affordable housing requirements. These 
bonuses allow developers to build at higher density than residential zones typically permit in exchange 
for the inclusion of affordable units within the development. Alternately, the developer may be permitted 
to purchase density credits by paying into a local housing trust fund. 
 
Design flexibility is another method of encouraging developers to offer affordable housing. It is important 
for affordable housing units to fit within the context of their surrounding neighborhoods. Mixed-income 
developments should strive to have assisted housing units be indistinguishable from market-rate units. 
One such regulatory tool is to require identical or similar exteriors while allowing variations in internal 
features in order to facilitate financial feasibility for developers. Also, it is important that design guidelines 
within a zoning ordinance do not add excessive costs to construction and maintenance of housing. 
 
Another developer incentive is the provision of fee waivers, which reduce or waive the fees levied on 
new development projects where affordable housing is included. Regulations may be set up to 
reimburse permit fees to a builder upon certification that the dwelling unit is affordable. Tap-on fees for 
public utilities such as water and sewer may also be reduced for affordable housing developments. Fast 
track permitting provides another possible incentive for developers to include affordable housing. This 
system can expedite affordable housing developments to help reduce costs and time delays in the 
construction permitting process. 
 
Action: Cooperate With and Assist Affordable Housing Providers 



 41 

 
There are a number of agencies and programs operating within the community designed to assist low-
to-moderate income families in obtaining decent housing, including rental assistance agencies and 
programs. 

Community Development Block Grant Program 
 
The Federal Community Development Block Grant (CDBG) program was established in 1974 when a 
series of categorical assisted housing programs were effectively folded into a block grant directly to 
larger urban areas and to states for distribution to smaller places. The grants are restricted to benefiting 
lower income persons. Grants are not restricted to housing, but the fact that the source of initial funding 
superseded housing programs established a political claim in favor of housing uses.  

 
HOME Investment Partnerships Program (HOME) 

 
The HUD HOME program provides formula grants to States and localities that communities useðoften 
in partnership with local nonprofit groupsðto fund a wide range of activities that build, buy, and/or 
rehabilitate affordable housing for rent or homeownership or provide direct rental assistance to low-
income people. 
 
HOME is the largest Federal block grant to State and local governments designed exclusively to create 
affordable housing for low-income households. HOME funds are awarded annually as formula grants to 
participating jurisdictions. HUD establishes HOME Investment Trust Funds for each grantee, providing a 
line of credit that the jurisdiction may draw upon as needed. The program's flexibility allows States and 
local governments to use HOME funds for grants, direct loans, loan guarantees or other forms of credit 
enhancement or rental assistance or security deposits. 

 
Public Housing Program 
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The City of Cayce established in the early 1980s a 5-member Public housing Authority. The Authority 
works in concert with the Columbia Housing Authority, which provides full-time staff assistance to the 
Cayce Housing Authority. Currently, the Authority operates and maintains 40 units of public housing on 
scattered sites throughout the community.  
 
The Authority maintains a two percent vacancy rate at its 40 units and a waiting list of 290 applicants. 
This places a premium on affordable housing.  In response the Agency is dedicated to exploring all 
opportunities to increase the supply of affordable housing through acquisition of Section 8 vouchers, 
construction or renovation, as well as different options. Unfortunately all of this is dependent on the 
availability of federal funds. 
             

Assisted Ownership Programs 
 
The State Housing Authority offers up to $4,000 to assist eligible borrowers with down payments and 
closing cost. Habitat for Humanity builds new homes for low-to-moderate income persons with an 
investment of ñsweat equityò. There are many other resources as well, all of which should be 
investigated and made available to low-to-moderate income families in Cayce. 
 
 Housing Trust Fund 
 
Housing Trust Funds are distinct funds established by legislation, ordinance, or resolution that dedicate 
sources of public revenue to support affordable housing. Housing Trust Fund programs are designed 
locally to address specific housing needs within the community. The Trust Fund program is administered 
in South Carolina by the State Housing Finance, and Development Authority. 
 

HUD Section 202 and 811 Programs 
 
These programs are designed to assist low income seniors and persons with disabilities. They offer 
interest-free capital advances to nonprofit organizations that will produce accessible housing, subsidize 
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rents, and provide supportive services, which, in turn, will enable qualifying participants to live 
independently. 
 
These funds, including 650 million available in 2009, are available for funding construction, acquisition, 
and rehabilitation of multifamily developments. The program subsidizes the rents of senior citizens in a 
way that limits residentsô housing costs to 30 percent of their incomes. The funds will be invested 
primarily in smaller, newly constructed residences, typically group homes or condominium units.   
 

Policy: Scattered Site Policy for Affordable housing  

 
The Cayce Housing Authority recognized that the location of affordable assisted housing can create 
problems of community acceptance when built in project settings. It opted instead for locating its 40 units 
of public housing on scattered sites. A scattered site policy is further recommended  for any additional or 
future assisted housing  to make it more acceptable to the community and compatible with its 
surroundings, to wit:. 
 

(1) Such housing should be located on "scattered sites", as opposed to concentrations or "project 
settings". 

 
(2) Such housing should be designed for compatibility to blend with its proposed surroundings. 

 
(3) Such housing should be geographically dispersed to provide for "location preference". 

 

Action: Rehabilitate Existing Substandard Housing 

The City has been actively involved over several years in the renovation and rehabilitation of structurally 
deficient homes, with assistance from the Community Development Block Grant Program as well as the 
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HOME program.  Continued participation in these programs is strongly recommended as a means of 
salvaging existing housing stock and improving housing conditions. Also, CLG (Certified Local 
Government) grants and Historic Rehabilitation Grants could prove helpful. 
 
 
Action: Initiate systematic code enforcement program, targeting substandard rental units. 
 
Deteriorating and neglected rental housing was one of the major land use issues cited in the Citizen 
Survey conducted for the Comprehensive Plan. 
 
HG-3: Protect and Maintain Existing Supply of Quality Housing. 
 
Most of the City's housing is structurally sound, secured in stable residential environs, and protected by 
zoning regulations.  The goal here is to ensure the long-term maintenance of such conditions and 
environs. 
 
Action: Identify through the planning process all stable neighborhoods and apply and maintain 
appropriate protective residential zoning.  Condition any change to such zoning on compliance with or 
amendment of the Comprehensive Plan. This strategy establishes a definitive link between the plan and 
applicable zoning regulations.  
  
HG-4:   Increase Development of Infill Housing and Make More Infill Sites Available By Razing 
Dilapidated Structures. 
 
Most vacant lots are located in fully facilitated neighborhoods, e.g. sidewalks, parks, street lighting, 
proximity to cultural resources, etc.. These sites are also in receipt of all City services and infrastructure, 
and are primed for development.  
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Additionally, most of Cayceôs seriously deteriorated and dilapidated dwellings are located in the same 
general areas, providing redevelopment and infill opportunities once they are removed. Currently, the 
City is issuing demolition permits for about five substandard dwellings a year, on average. This 
translates into a like number of additional infill sites per annum, which could be increased with stepped-
up or more intensified inspections.  
 
Action: Waive or prorate water and sewer connection or tap fees on in-fill lots.  
 
Action: Accelerate inspection and removal of dilapidated dwellings and structures to rid the City of 
unwanted blight and create more infill sites for new housing. 
 
HG-5:  ñGreenò the communityôs housing stock, by retrofitting existing housing and ensuring 
             in the development of future housing, energy and conservation design techniques. 
 
Action: Provide assistance for installation of ñgreenò techniques, by making property owners and 
developers aware of the following incentive programs.  
 
Corporate Tax Credit  

Biomass Energy Tax Credit  

Solar Energy Tax Credit (Corporate)  

Personal Tax Credit  

Energy Efficient Manufactured Homes Incentive Tax Credit  

Solar Energy Tax Credit (Personal)  

Production Incentive  

Biomass Energy Production Incentive  

Palmetto Clean Energy (PaCE) Program  

http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC10F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC09F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC32F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC08F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC22F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC31F&re=1&ee=1
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Sales Tax Exemption  

Sales Tax Cap on Energy Efficient Manufactured Homes  

Sales Tax Exemption for Hydrogen Fuel Cells  

State Loan Program  

Conser Fund Loan Program  

State Rebate Program  

Residential Solar Initiative for Earth Craft Homes Rebate  

Action: Amend the Zoning ordinance to include conservation and green building design provisions. 

Action: Apply for grant from the 2009 Stimulus Fund to retrofit and make more energy efficient the cityôs 
supply of public housing.  

 

 
 
 
 

 
 
 
 
 
 
 

http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC27F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC23F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC05F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC04F&re=1&ee=1
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PART III.  NATURAL RESOURCES ELEMENT 
 
This element of the Comprehensive Plan consists of an inventory and assessment of the communityôs 
natural resources and consideration of their role in relation to the general welfare and future 
development of the community. 
 
Principal among the City's natural resources are wetlands, floodways, canopy trees, topography, soil 
composition, and climatic conditions.  An assessment of each follows. 
 
GEOGRAPHIC PROFILE 
 
One of Cayceôs principal resources is its location.  The city of Cayce is located in the eastern portion of 
Lexington County along the Congaree River.  It is flanked on the north by the cities of West Columbia 
and Springdale, on the west by the towns of South Congaree and Pineridge and on the east by the 
Congaree River and City of Columbia.  To the south lies a large expanse of unincorporated and 
relatively undeveloped land. 
 
The Congaree River was the primary reason for early settlement of the area. It provided a means of 
transportation, later enhanced by the construction of the Cayce Canal.  This, in turn, led to the 
construction of a rail yard and rail transportation to move goods to and from the low-country via the canal 
to the upstate.  The canal and rail yard aided in the exploitation of underlying granite deposits which led 
to the development of the Cayce quarry in 1896.  The quarry remains active today. 
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In addition to its earlier contribution to transportation, the river serves today as the water source for the 
City and recreation source for its citizens and visitors to the area. As such, the River is one of the driving 
forces of development.  
 
 
CLIMATE 
 
Cayce has a temperate climate, characterized by ample rainfall in all seasons, short and usually mild 
winters and long warm summers. The total annual precipitation is about 47 inches and is fairly evenly 
distributed among the seasons.  Snowfall is rare.  In 60 percent of the winters, there is no measurable 
snowfall. 
 
The average relative humidity in mid-afternoon is about 50 percent.  Humidity is higher at night and the 
average at dawn is about 90 percent.  The prevailing wind is from the southwest.  Average wind-speed 
is highest, eight miles per hour in spring. The average winter temperature is 48 degrees and the average 
summer temperature is 80 degrees.   
 
Climatic conditions are largely responsible for the physical, chemical and biological relationships of the 
soils, and their present state.  They have also contributed to population and industrial movement from 
less hospitable temperatures in the northeast (Frost-belt region) to the more hospitable Sunbelt region.  
And managing climate changes, as well as reduction of dependency on fossil fuels, are among the 
foremost challenges to creating sustainable cities. 
 
TOPOGRAPHY 
 
The topography of the Cayce area consists of rolling sandhills drained by two major streams - Six Mile 
Creek and Congaree Creek - and the Congaree River.  Certain areas are subject to periodic flooding 
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from surface runoff and rising water levels.  Topographic elevations range from 130 to 260 feet above 
sea level. 
 
MINERALS  
 
The first mineral resource to be mined in the Cayce area was clay.  First mined by prehistoric man to 
create pottery, the extensive deposits of high quality kaolinite clay were later mined by the Guignard 
family for the manufacture of bricks.  The original buildings in Columbia were made of Guignard Bricks. 
After the city was burned in 1865, during the Civil War, it was raised from the ashes using Guignard 
bricks created from the clays of the Congaree.  The brickworks continued to operate on the banks of the 
Congaree until they were moved in 1975. 
 
Granite from the area was first used to form stone tools.  Commercial use of the granite started in 1896, 
when Captain John Ross began mining at what is now the Cayce Quarry.  The quarry has been in 
continuous use since, and is now owned and operated by Martin Marietta Materials.  Southeastern 
Concrete Products, dependent upon a source of high strength aggregate, located in Cayce in 1949, and 
is still in operation. 
 
FLOOD PLAINS 
 
Flood prone areas and floodways generally are avoided by developers, but encroachment over time and 
subsequent damage and disaster have led to the promulgation of federal and local legislation regulating 
development of such areas. 
 
A significant portion of the city and its urban fringe area are subject to flooding, according to Flood 
Insurance Rate Maps (See Appendix) prepared by FEMA (Federal Emergency Management Agency).  
The areas are roughly described as paralleling the Congaree River, Congaree Creek, Six Mile Creek 
and their tributaries.  
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To date, these areas by-in-large have remained sparsely populated and developed, but could become 
more intensely utilized if more costly flood prevention practices are incorporated into the construction of 
new development.  That these areas remain undeveloped in order to function naturally to drain the 
community of flood water and minimize damage or destruction of property and loss of life is critical to the 
future of the community.  And their continued reservation is strongly recommended.  Such a 
recommendation is reinforced by the utility of these areas in replenishing ground water supply, helping 
protect water quality and their contribution as wildlife habitats and open space in parts of the city. 
Additionally, the intent of these regulations, as stated in model FEMA Codes, is to ñprotect human life 
and health, minimize property damage, encourage appropriate construction practices, and minimize 
public and private losses due to flood conditions by requiring that uses vulnerable to floods, including 
facilities which serve such uses, be protected against flood damage at the time of initial construction. 
They are further intended to minimize damage to public facilities and utilities such as water and gas 
mains, electric, telephone, and sewer lines, streets and bridges located in the floodplain, and prolonged 
business interruptions; and to minimize expenditure of public money for costly flood control projects and 
rescue and relief efforts associated with floodingò. 
 
To this end, the City should: 
 

(1) Expand its review of proposed development in flood prone areas to ensure that buildings are 
located on flood-free sites and that other structures do not encroach into the flood plain. 

 
(2) Develop a flood plain management program to include incentives and conservation 

agreements to preserve or limit the use of such areas to natural greenways, agricultural or 
outdoor recreation. 

 
WETLANDS 
 
The term wetlands means those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal circumstances do support, a 
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prevalence of vegetation typically adapted for life in saturated soil conditions.  Wetlands generally 
include swamps, marshes, bogs, and similar areas. The principal criteria for determining wetlands are 
(1) hydrology, (2) soils, and (3) vegetation. 
 
Wetlands are considered by the state and federal governments to be important to the public welfare and 
interest.  As such, they are protected by state and federal laws.  Prerequisite to the development of such 
lands is a "jurisdictional determination" by the U.S. Corps of Engineers. 
The Corps has developed a wetlands map for general reference, included herein. But for specific sites, a 
determination of wetlands by the Corps should be secured. Based on their determination, a permit from 
the Corps may or may not be required to develop the property. 
 
Wetlands requiring a permit from the Corps are characterized as follows: 
 
(1)  Wetlands which serve significant natural biological functions, including food chain production, 
general habitat and nesting, spawning, rearing and resting sites for aquatic or land species; 
 
(2)  Wetlands set aside for study of the aquatic environment or as sanctuaries or refuges; 
 
(3)  Wetlands the destruction or alteration of which would affect detrimentally natural drainage 
characteristics, sedimentation patterns, salinity distribution, flushing characteristics, current patterns, or 
other environmental characteristics. 
 
(4)  Wetlands which are significant in shielding other areas from erosion or storm damage. 
 
(5)  Wetlands which serve as valuable storage areas for storm and flood waters; 
 
(6)  Wetlands which are ground water discharge areas that maintain minimum base flows important to 
aquatic resources and those which are prime natural recharge areas; 
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(7)  Wetlands which serve significant water purification functions; and 
 
(8)  Wetlands which are unique in nature or scarce in quantity to the region or local area. 
 
Where such conditions are found to exist, the Corps will evaluate each request for development on the 
basis of projected benefits to be derived from the proposed development in relation to the damage to the 
wetlands resource. 
 
Suffice it to say, wetlands restrictions by the federal government make development of wetlands tenuous 
at best.  Where, in the past, development has been constrained principally by the simple presence of 
wetlands.  It is further constrained by the need to plan around or mitigate the use and circumstances of 
development proposed for such areas.  Clearly, the presence of wetlands should alert the City and the 
developer to the need for a "wetlands determination" before proceeding.  Failure to secure a wetlands 
determination and permit, if required, could result in work stoppage, restoration of the project site to its 
original state, fines, or other compensatory action. As a factor responsible for influencing development, 
wetlands, perceived as a natural resource, pose a greater deterrent to development than ever before. 
 
CANOPY TREES 
 
One of the more important natural resources in any community is its large canopy trees.  Areas void of a 
canopy are generally avoided by developers, particularly residential.  
 
Trees in the urban environment serve to protect and enhance property values, control erosion, moderate 
climate extremes, provide screens and buffers, promote traffic safety and contribute to community 
ambience and beautification.  Promoting the planting of street trees, and regulating and monitoring the 
care and cutting of trees on public rights-of-way as well as private property are recommended as means 
of protecting and enhancing the environment.  
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Unfortunately, the City of Cayce does very little to 
advance tree preservation and planting. It does 
protect in proposed new developments canopy trees 
measuring 24ò in diameter, referred to as ñSignificant 
Treesò, but exempts from protection trees on public 
streets and utility rights-of-way, trees on existing lots 
of record occupied by single-family or duplex 
dwellings, and pine trees. These regulations, while 
helpful, stop short of restricting or prohibiting the 
cutting of mature canopy trees once a subdivision is 
developed, or regulating the felling or pruning of 
trees in public rights-of-way, or promoting urban 
forestation, and the retention of urban wildlife 
habitats. Consequently, a more comprehensive 
approach to tree planting and protection is needed. 
  
SOILS 
 
There are two major soil associations in the Cayce area:  the Congaree-Toccoa-Brogdon Association 
and the Lakeland-Blaney Association. The former is primarily a sedimentary soil associated with 
floodplains of major rivers and streams. They are found principally along the drainage channels of the 
Congaree River, Six Mile Creek, and Congaree Creek. These soils have limited development potential 
due to wetness.  
 
There are four basic hydrologic soil groups in the area, identified by the Natural Resource Conservation 
Service and shown on the following Map as Group A, B, C and D. 
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Group A soils consist of sand or sandy loam types, with low run-off potential and high infiltration rates 
when thoroughly wetted with a high rate of water transmission. They are found principally in the 12th 
Street area, as illustrated on the Cayce Area Soil Map. 
 
Group B soils constitute the prominent soils in the Cayce area. They support the bulk of development. 
These soils consist of loam or silt loam, with a moderate infiltration rate when thoroughly wetted. They 
are moderately well to well drained. 
 
Group C soils are found in relatively small pockets along 12th Street, south toward the interstate. They 
consist of sandy clay loam with low infiltration rates. Group D soils have high runoff potential. They are 
located principally in flood prone areas paralleling creeks and drainage ways. 
 
Ignoring soil limitations can be costly not only monetarily, but in lives as well.  As a result, greater use of 
soils information is recommended prior to development, including: 
  
 (1)   Considering soil survey information as one of the criteria for making land use plans and  
                 decisions. 
 

(2) Consulting a soil survey before commencing any earth-moving or construction activities. 
 

(3) Requiring the use of soil surveys in any large scale land development or management 
project. 
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Lexington County GIS Soil Map, Cayce Area 
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CONCLUSIONS 
 
A summary review of the City's natural resources reveals that: 
 
(1)  Climatic conditions have and will continue to influence development of the community. 
 
(2)  Wetlands pose both a deterrent to the movement and development of areas south of the City, and 
as an asset, providing natural linear greenways along the Congaree River, Congaree Creek and Six Mile 
Creek, and significant amounts of large natural open space, much of it in the Congaree Creek Heritage 
Preserve . 
 
(3)  Flood hazard conditions exist along major waterways in and out of City, constraining the movement 
of development, but providing much needed drainage channels. 
 
(4)  Canopy trees constitute one of the City's most important resources, but not enough is being done to 
populate the streets or preserve their presence in the community. 
 
(5)  Soils within the City generally are unsuited to septic tank usage because of wetness and, in some 
cases, building and street foundations. However, the City has overcome the wetness problem with a 
combination of regulations and improvements: it has a city-wide sewerage system, flood and wetlands 
regulations. 
 
NATURAL RESOURCE GOALS (NR) AND POLICIES 
 
NR - 1: Maintain and enhance natural wildlife areas in the city. 
 
Policy: Protect native plant and animal species in Cayce. 
 
Action: Pursue the designation of the City as a ñBird Sanctuaryò to include protection of small mammals. 
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Action: Amend the Cityôs Land Development Ordinance to include provisions requiring assessment of 
plant and wildlife presence prior to development. 
 
NR-2:  ñGreenò the Community. 
 
Action: Participate in the ñTree Cityò program. 
 
The Tree Town USA program is sponsored by The National Arbor Day Foundation in cooperation with 
the USDA Forest Service and National Association of State Foresters.  To achieve the national 
recognition of being named a Tree Town USA, the Town must meet four standards: 
 

(1) Establish a Tree Board or Department; 
(2) Amend the Tree Protection Provision of the Zoning Ordinance to more 

comprehensively protect trees; 
(3) Establish an Annual Community Forestry Program; and 
(4) Schedule an Arbor Day Observance and Proclamation. 

 
NR-3:    Protect Water Quality 
 
Inasmuch as the community depends on its water supply from the Congaree River and its tributaries, It 
behooves the City to take all necessary measures to ensure that the development of land and water 
resources proceeds in a manner consistent with Best Management Practices (BMPs), and permitting 
requirements designed to control run-off and protect water quality.  
 
The communityôs water sources represent complex interactive systems providing not only water supply 
but multiple-use resources.  As such, special consideration should be given to the planning and 
development of the riparian zone (area where land and water interface) of water-way corridors, including 
a requirement for buffer strips to retain adjacent land in an undisturbed or minimal use state. 
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Policy: Improve drainage and reduce storm water runoff. 
 
Action: Encourage residents to use rain gardens on their property to help reduce runoff. 
 
Action: Add maximum impervious surface requirements to the zoning ordinance. 
 
Policy: Coordinate with other local jurisdictions to ensure consistent water quality throughout the region. 
 
NR-4:  Capitalize on the City's natural resources. 
 
Cayceôs central position in the larger Metro area and its abundance of natural resources in the midst of 
an urban environment make it an attractive place in which to live, work and visit. But not everyone knows 
that. The City needs to do a better job of promoting and marketing these unique attributes. Emphasize in 
promotional materials the natural aspects of the City as a means of capitalizing on its potential and 
enhancing growth and development opportunities. 
 
Two of the communityôs most high profile natural assets -- the Riverfront walkway and the Congaree 
Creek Heritage Preserve ï are difficult to find and use by virtue of their location, compounded by 
inadequate directional signage. Signage is not only limited but uninteresting and route directions are 
poorly marked. The only indication one has arrived at the Preserve is a gated parking lot, with an 
obscure sign marking the site. This is not the way to capitalize on the cityôs natural resources. 
 
Action: Improve signage directing visitors to the Riverfront walkway and the Congaree Creek Heritage 
Preserve. 
 
Action: Improve linkage of Riverfront walkway with the Cityôs sidewalk network (see Transportation 
Element and Sidewalk plan). 
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Action: Establish ñcultural information centerò in high visibility location such as vicinity of State Street 
and Knox Abbott Drive or the intersection of 12th Street Extension and I-77 to promote the Riverwalk 
Park, Congaree Creek Heritage Preserve and other historic and culturally significant sites and facilities 
in the community. 
 
Action: Prepare and distribute at public information outlets brochures for self guided tours of the cityôs 
historical, cultural and recreational assets. 
 
NR-5: Maintain Proper Functioning of Wetlands and Flood Plains 
 
This may be accompanied by prudent enforcement of the Cityôs Flood Hazard Ordinance, and careful 
review and mitigation of all projects impacting wetlands and floodways. 
 
Policy: Prevent the fill and development of wetlands and floodplain areas where possible. 
 
Policy: Disallow development and impervious surfaces within 50 feet of creeks, rivers and wetlands. 
 
Action: Amend the Zoning Ordinance to require riparian buffer setbacks to protect all rivers, creeks and 
wetlands. 
 
Action: The SC Department of Parks, Recreation and Tourism in a study of South Carolina Wetlands 
recommend the following action. 
 

1. Public education efforts focusing on wetland values, potential losses due to various types of 
development, and how wetlands protection relates to overall water and land use goals. 

 
2. Encouragement and support for private protection efforts by individual landowners or 

conservation groups. 
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3. Adoption of local wetland protection plans and policies which guide land use development 
and management including implementation of Best Management Practices. 

 
4. Adoption of environmental impact statement (EIS) requirements for both public and private 

projects. 
 

5.  Close monitoring and enforcement of existing federal, state and local land and water 
regulations which directly or indirectly affect the use of wetlands. 

 
6. Acquisition of specific wetlands. 

 
         7. Rehabilitation or restoration of damaged wetlands. 
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PART IV.  CULTURAL RESOURCES ELEMENT 
 
This element of the Comprehensive Plan focuses on cultural resources, which abound within and in 
proximity to the City of Cayce. But what constitutes cultural resources and why are they considered an 
integral part of the Comprehensive planning process? 
 
Websterôs Dictionary defines culture as ñthe act of developing the intellectual and moral facilities esp. 
education; acquaintance with and taste in fine arts, humanities and aspects of science; the customary 
beliefs, social forms, and material traits of a racial, religious or social group.ò In sum, this element is all 
about the local social order, and why it is what it is. And it starts with the history of the area. 
 
HISTORY  
 
It may be said that our culture is the product of our history. The City of Cayce was incorporated in 1914, 
but the larger area in which it is a part has been occupied for over twelve thousand years.  As a result it 
contains many significant archeological sites.   
   
The first European exploration of the area occurred in 1540, when Hernando Desoto visited a large 
Indian village located on the banks of Congaree Creek.  In 1718, the first inland fort in South Carolina 
was constructed at a site just north of the mouth of Congaree Creek on Old State Road.  By 1725, this 
fort was converted into an Indian trading post.  The trading post was frequently referred to in 
contemporary reports as the ñTown of the Congarees.ò It was established on the old Cherokee Trail, 
which was later improved to serve as a wagon trail between the Piedmont and the Coast.  U.S. Highway 
21 now follows the route of that ancient footpath.   
 
In 1730, the Congaree District was laid out as one of 11 districts in the central portion of the state to 
provide protection for Charles Towne against hostile Indians.  The Congaree District, subsequently 
renamed Saxe Gotha in 1733, served as the principal inland buffer to raids from the vast Cherokee 
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population to the northwest, and from other marauding bands from as far away as New York State.  The 
district was renamed Saxe Gotha in an attempt to lure hardy German immigrants for the frontier 
settlement.  
 
Saxe Gotha District was roughly 34 miles wide and contained 625,000 acres.  The original town of Saxe 
Gotha lay along the west bank of the Congaree River in the area where Taylor Road intersects Old State 
Road.  The Saxe Gotha Township was seven miles square, covering a territory currently occupied by the 
City of Cayce, West Columbia, Springdale, the Columbia Metropolitan Airport and south to Dixiana.  
 
In 1748, a new Congaree Fort was constructed on the north bank of Congaree Creek.  In 1751, Fridayôs 
Ferry was opened across the Congaree River at a point near the new fort, helping the settlement grow 
into one of the most important trading centers east of the Mississippi River, second only to Camden.  In 
1774, the town of Granby was formed on the banks of the Congaree River at a point just south of the 
existing railroad trestle. The name Granby came into use presumably to honor the marquis of Granby, 
then Commander-in-Chief of the British Army. 
 
This settlement was fortified during the American Revolution and was the site of several skirmishes. 
After the war, Granby became the seat of Lexington County with a courthouse and jail.  Indigo and later 
cotton constituted the main products of the area.  The Santee Canal Company was responsible for much 
of the riverboat trade.   
 
Granbyôs existence was important but short.  As late as 1807, Granby had nearly 200 more houses than 
the new capital city of Columbia across the river, but by 1837 the town was practically deserted.  The 
development of Columbia and problems with mosquitoes were among the reasons for the townôs 
decline.  As the population decreased, the county seat was relocated to the Town of Lexington in 1818.  
Existing structures were sold and their structural parts used to construct new buildings in Columbia.  
Today a cemetery and historical marker are the only reminders of the town of Granby. 
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 The current name of Cayce is in honor of an old family of the area.  The old Cayce house in which the 
family lived was built in 1765, about one-half mile from the Granby Ferry.  W.J. Cayce operated the first 
store at this site known as ñCayce's Crossing.ò 
 
HISTORIC AND ARCHEOLOGICAL SITES 
 
Over fifty archeologically significant sites have been identified in the area.  Some of these sites are 
protected; most are not. Some of the more significant ones include the following. 
 
Congaree River and Preserve 
 

The State of South Carolina, with technical 
assistance from the National Park Service, in 
the late 1980s completed the first 
comprehensive assessment of the stateôs 
rivers. The study entitled: South Carolina 
Rivers Assessment, assessed all rivers based 
on their resources and utility. The Study 
assigned one or more of fourteen different 
classifications to rivers, based on their 
attributes. The classifications included 
everything from Agricultural to Wildlife 
Habitats. 
 
The Congaree was classified as having 12 of 
the fourteen attributes, not all of which are 
present along the stretch of the river paralleling 
Cayce. Each attribute is classified based on 

degree of significance, from one to five with one being the highest.  The stretch of the river contiguous to 
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and paralleling Cayce is rated one in terms of historical and cultural value, and one in recreational 
fishing. Its value as an urban river was assessed in the 1980s report as three, but the rating was based 
on the lack of river-related recreation and/or commercial development and support for riverfront 
revitalization. Since then things have changed, including the development of walking trails and other 
waterfront development, and the acquisition in 1997 of 627 acres of archeologically and historically 
significant land bordering the river.   
 
This acreage forms the Congaree Creek Heritage Preserve. It contains 12,000 years of history and pre-
history imbedded in a pristine setting, documented by archaeological findings. The first Anglo-Saxon 
settlement at Fort Congaree was established in 1718 on the Congaree River. Later the Saxe Gotha 
Township was founded in 1731. Fort Granby was established during the Revolutionary War.                                                         
 
Beginning in the early 1900s, clay was dug from pits for 
Guignard Brick Works; The pits now form several ponds, 
providing refuge to all kinds of wildlife. The site is facilitated for 
hikers with a 2.5 mile loop trail. The trail has been designated by 
the White House as a Community Millennium Trail, as it like 
dozens of others so designated reflects community history 
through natural settings. 
 
The Preserve includes and protects four archeological sites and 
a stand of Atlantic White Cedar trees.  Part of the old Saxe 
Gotha and Manning Site locations are included in the preserve.  
The sites of Fort Congaree and the Confederate Earthworks are 
currently protected by deed restriction.   
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Guignard Brick Works 

 
In 1803, when Thomas Jefferson was President, the 
Guignard Brick Works was founded at a site on the 
river just north of present-day Knox Abbott Drive.  
Guignard Brick Works was the first brick manufacturing 
plant in the New World, manufacturing brick for almost 
every substantial building in the early history of 
Columbia. After Shermanôs Army sacked and burned 
Columbia, it was rebuilt with Guignard brick.  The 
Liberty Life building, Columbia College, the interior of 
the State House, the YMCA and the old Confederate 
Printing Plant are examples of structures that were built 
using Guignard bricks.  An exhibit in the Cayce 
Historical Museum commemorates the history of the Guignard Brick Works. 
 
The Guignard Brick Works was added to the National Register in 1995.   
 
Charles Pinckney House 
 
In 1790, Charles Pinckney, one of the signers of the Declaration of Independence, built his home, 
ñTacitusò at a site just south of the original Congaree Fort.  This site lies just outside of the Cayce city 
limits.  
 
Other Historically Significant Buildings 
 
There are a number of other apparently historically significant structures remaining today, particularly in 
ñOld Cayceò, though not designated at this time.  Some of these buildings include Brookland-Cayce High 






































































































































































































